Poland is going through the process of building social capital. The process requires citizens' involvement in local matters. The country has created institutional instruments to foster a sense of collective responsibility for local matters, such as public consultations and debates, access to public information, referenda, and participatory budgeting. The practical use of these instruments and the slow process of building a civil society, however, pose a problem.
Introduction

"What we loftily call freedom does not come down to the ceremonious act of overthrowing of a tyrant, a change of a political systems, the proclamation of democracy and selecting governments through free elections, because it also, or perhaps above all, encompasses a less definable public space, in which citizens are always free to do whatever they wish and thus set, without even knowing and thinking about it, the limits and direction of their government's actions."
SZACKI 1997
The purpose of a local zoning process is to define the possible uses of different pieces of land properties by assigning them potential functions and infrastructure (both existing and projected). The process is required to weigh private interests against public interests and to take into account the possible clashes among private entities, as well as between private and public entities. Local residents should not only have the opportunity to present their opinions, but they should also trust that they will be respected by local law-makers. Unfortunately, everyday practice shows otherwise. Public participation is formal and superficial, discouraging those who might be interested, as their comments and proposals have no effect on reality (BUCZEK 2006; PAWŁOWSKI 2015) .
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Many publications on national and local solutions in this area and on their consequences indicate that the above problems are not specific to the Polish land use planning system (PACIONE 2014; NARED et al. 2015; CALDEIRA, HOLSTON 2017; HANSSEN, FALLETH 2014) .
What makes citizens' participation in land use planning difficult is that it attracts mainly individuals rather than organised groups (such as trade unions or employers' associations in the industrial setting). Local residents rarely organise themselves into groups and the opinions of individuals can be easily disparaged. Moreover, Polish law does not require the decision-making bodies to assess the real interest of a resident who will be immediately affected by some specific form of land use, but cannot cite a relevant protective provision (NIEWIADOMSKI 2006) . The possibility of weighing legal interests is also significantly restricted, which influences the role of public participation. The Act of 3 October 2008 on the disclosure of information on the environment and its protection, public participation in environmental protection and environmental impact assessments (Dz. U. of 2016, item. 353) did not change this situation, notwithstanding its provisions allowing citizens to access project documentation.
A major problem regarding citizens' participation in land use planning activities in Poland is the willingness, or rather lack thereof, of the public to take part in participatory decisions regarding local matters and to collaborate with other local residents and local government bodies. It is also notable that local authorities frequently consider residents' participation in decision making to be yet another nuisance imposed by statutory laws. It is not without satisfaction that they point to the low numbers of participants and use them as an argument in support of their arbitrary decisions.
In seeking the causes behind the citizens' lack of participation in land planning processes, the author of this article refers to the concept of a civil society. An outline of social capital and of the laborious process of building a civil society is followed by a description of the basic regulations governing land use and planning, and by a review of findings of selected authors who study this process from the participatory perspective. This part sets the context for studying citizens' participation in planning activities in a selected town in the years 2003-2015 and a case study of a planning process that turned into a major local conflict and mobilised a group a local residents into action. The author takes special interest in the awareness and activity of residents that took part in this process. The conclusions of the study allow a critical perspective on the current solutions governing the contribution of local communities to land use planning processes. The article is based on a review of literature and the author's analysis of land use planning in the selected town.
Civil society -a review of literature
While the concept of "a civil society" dates back to ancient thought, it was not until modern times, i.e. the 18 th and 19 th c., that its interpretation became more elaborate as a result of philosophers' interest in social development (SOWA 2012) . Even so, the distinctive characteristics of a civil society were not defined, nor was a wider discussion on this subject taken up. In the 20 th c., in keeping with their founding ideology, socialist countries made efforts to blend the words "citizen" and " comrade", but these were thwarted by socialist societies, particularly by the Polish society, which objected to this appropriation of the word "citizen" and equated a civil society with one that has its own organisation, a sense of dignity, and resists socialist authorities (SOWA 2012).
As a topic of philosophical and sociological debates and an object of interest for political sciences, a civil society is understood in many ways. Its multifaceted nature allows the application of many criteria and definitions, which, being diverse, are not necessarily contradictory. The three main definitional approaches to a civil society seek to: (1) determine its position between the State and the market, also arguing that its main goal is to support collective interests and enable collective action, (2) present it as a type of society in the normative sense, (3) determine its place in the space of public debate, showing it as an exercise in "active" citizenship and creating the public sphere (Edwards 2009) . This article utilizes the definition of a civil society created by KALISIAK-MĘDELSKA, which presents it as a space for debates and discussions that aim to work out solutions for the common good, which has its distinctive structure, networks and relationships existing independently of the control system of the state (KALISIAK-MĘDELSKA 2015) .
Social capital, frequently called a social adhesive, an agent integrating the community (society), is necessary for creating a civil society and ensuring its sustainable development (SERAGELDIN, GROOTAERT 1998) . Understood in terms of a social structure, social capital comprises the mutual obligations and expectations of the members of a group, which are determined by their social roles, www.degruyter.com/view/j/remav vol. 26, no. 2, 2018 access to information, existing norms and effective social sanctions, power relations, structure enabling the accomplishment of specific goals and structure reducing transaction costs (COLEMAN 1990) . Social well-being that depends on the available stock of social capital consists of material living conditions and socio-political factors (the freedom to express political views, the degree of the democratization of life, and the social status of individuals). It is also related to the system of values resulting from the political choices made by the public (STANIEK 2005) .
Among researchers studying social capital in Poland are sociologists SZTOMPKA (SZTOMPKA 2007) and CZAPIŃSKI. The latter, who made it a household word, carries out regular surveys called "Social Diagnosis" that reveal an exceptionally low stock of social capital in Poland, with a glaringly insufficient level of public trust accompanied by reluctance towards collective action. The picture arising from international studies is similar -the EU's score for trust in other people is on average 2-3 times higher than Poland's, and the Scandinavian countries' score is approx. 5 times higher (THE EUROPEAN SOCIAL SURVEY). The negative consequences of a lack of social capital have been studied with respect to economic development (KOWALEWSKI et al. 2013 ) and the quality of services provided by public administration (WNUK-LIPIŃSKI 2014) . Studies of spatial variations in social capital show its stocks to be different between regions (WĘZIAK-BIAŁOWOLSKA 2011).
Studies investigating the causes of problems faced in building a civil society resulted in the development of concepts attributing them to the passive and demanding attitudes of homo sovieticus (KURCZEWSKA, STASZYŃSKA, BOJAR 1993; SZTOMPKA 2000) , events dating back to the partition times (BARTKOWSKI 2003) , patronage-based relationships between third-sector organisations and their institutional and political setting (GLIŃSKI 2004) , and the cartelisation of the NGO sector (Graff 2010) . Regardless of which of these are true, citizens still rarely take action in the public sphere, unless on spur of the moment or to stage a vocal protest.
One of the main areas where these behaviors can be well observed is the land use planning process. There are many international studies investigating the effect of social capital on local communities' propensity to participate in this process (WOOLCOCK 2004) . As a result of studies recommending the use of measures increasing citizens' interest in municipal land use planning, special educational programs have been developed (MANDARANO 2015) .
Land use planning -procedures and residents' participation
Along with the political transition in Poland, the public, civic factor was introduced (in the legal sense) into many spheres of life. Special statutory provisions were enacted to regulate public participation, the importance of which was appreciated by finding a place for it in the Constitution of the Republic of Poland. The range of citizens' constitutional rights includes the right to receive information about the activities of organs of public authority (art. 61) and about the quality of the environment (art. 74), as well as the right to vote in elections and referenda (art. 62 and art. 63). Every citizen is allowed to submit petitions, proposals and complaints in the public interest, in their own interest and in the interest of another person, with their consent, to organs of public authority and organizations and social institutions with respect to the delivery of tasks within public administration.
As for public participation in land use planning, the land use act of 7 July 1994 (Dz. U. 1994 no. 89 item 415) provided local communities with instruments allowing them wide access to this process. The fundamental land use planning provisions of the act offered protection based on the statement that, within the boundaries of the law and the principles of community life, everyone has the right to use property they have a legal title to and to protect their legal interest in using land possessed by other entities. The act also gave each citizen the right to call for the preparation of a local master plan or for making changes to it. Furthermore, it made the executive authorities responsible for individually informing property owners or property holders whose legal interest might be affected by the provisions of the plan, property owners who might be charged a planning fee, persons whose proposals for the draft plan were rejected (stating the reason for the rejection) about the next steps (the date of public display of planning documents, the date of the session at which the council will review complaints and objections dismissed by the executive authority, and the date when a resolution rejecting protests and objections will be passed). Public announcements about planning documents being put on display were made mandatory. Although informing property holders that can be affected by a master plan on an individual basis is costly, it keeps them abreast of the most recent planning developments, thus giving them time to react.
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The Act of 1994 was replaced by a new land use and planning act of 27 March 2003 (Dz.U. 2016 o. 0 item 778), which considerably reduced the number of measures imposed on executive authorities to ensure citizens' participation in land use planning activities. Personal notices for potentially interested persons were removed; likewise, complaints and objections were replaced by proposals and comments. The act defined sustainable development and spatial order, making them crucial factors in land use and planning. It became a requirement to hold public meetings on planning matters with the participation of the planner, but announcements about such events could be general and published in the local media and on the municipality's BiP website.
Public participation was made part of spatial planning in view of counteracting possible deficits in democracy (ZACHARIASZ, NELICKI 2008) . To accomplish this goal, local authorities were allowed to enter into dialogue with the residents also using instruments other than those made mandatory, or to make the existing solutions friendlier to the residents, for instance by keeping planning proposals on display for a longer period (PAWŁOWSKI 2015) . In fact, however, although public participation is a mandatory element of the land use planning process, it does not require the executive authorities to accept residents' proposals and comments and is based on vague law, so its position is formal rather than real (BUCZEK 2006) and it is rarely practiced (GONDA-SOROCZYŃSKA 2006) .
At the legislative level, public participation was taken into account in the drawing up of the Architectural and Building Code. Article 17 of the Code defines land use planning as a participatory and public process and requires public authorities to state reasons for their decisions, unless the Code states otherwise. Chapter II, Section I of the Code is even more specific on this matter. It is worth taking note of the fact that the organisation of public discussions was specifically regulated by the legislature, which stated that the dates, venues and manner of facilitation of such meetings must enable the participation of a possibly large group of people, including individuals with disabilities. In particular, public discussions must be held after regular working hours and in venues located in areas relevant to the documents to be discussed. Public authorities were also given a clear indication that they could use other means of communication with citizens, particularly meetings, debates, workshops, study walks, surveys, interviews and contacts with community representatives (Kodeks architektoniczno-budowlany, draft document of 30 Sept. 2016).
Citizens' participation in land use planning -findings of studies to date
The spatial planning and management process determines the possible uses of land and thus influences its value. This is a sphere where the interests of different parties compete, private against public, and private against private. The rules of spatial order and sustainable development intended as the pillars of planning processes are frequently ignored in practice (ZASTAWNIK 2013) . The purpose of public participation is to reconcile diverse expectations and interests of the parties, but its effectiveness depends largely on the willingness of property owners and decision-makers to seek cooperation and compromise. Studies point to the scarcity of social capital in this area, as private interests are obviously preferred over the common good (KOPEĆ 2009 ). This is a clear symbol of the difficulties faced in the creation of a civil society.
There are at least three categories of studies dealing with citizens' participation in land planning and management: 1) works describing the general rules of participation and frequently drawing comparisons with rules adopted by other legal systems; 2) analyses of planning processes carried out in some selected area (a municipality, a group of municipalities); 3) studies investigating conflicts over land use. Representatives of the first category of studies are authors of comments on the land use act, such as NIEWIADOMSKI (2003) To set this study in a wider context, let us present an overview of the findings of some selected studies. Public participation studies are frequently based on questionnaire surveys. OCIEPA-KUBICKA (OCIEPA-KUBICKA 2015) used the tool to analyze citizens' awareness and willingness to participate in spatial planning. Her study showed their interest in this process to be limited to verbal declarations, which did not translate into their actual participation in procedures designed to give them a real role. OCIEPA-KUBICKA contributed this passiveness to the incomprehension of planning laws and procedures, problems with understanding master plans, residents' unawareness that they can www.degruyter.com/view/j/remav vol. 26, no. 2, 2018 influence land use planning, insufficient information about the commencement of work on local planning documents and of public discussions, and residents' disinterest in possible changes to land use. KIKOSICKA (KIKOSICKA 2014) and DAMURSKI (DAMURSKI 2011) reached similar conclusions. OCIEPA-KUBICKA also points to the local communities' deficit of knowledge and concludes that the situation can be to the advantage of municipalities that can easily carry on with their land use plans.
This situation prevents public participation in land use management from fulfilling its main function, which is to prevent conflicts over land use. Having analyzed 89 such conflicts noted in the voivodeship of Lodz between 2001 and 2005, MICHAŁOWSKA found that most of them had been provoked by developing large industrial projects such as wind farms, industrial facilities and dump sites, as well the routes of new roads. She concluded that the underlying cause of the conflicts were land use decisions being made without local residents. According to MICHAŁOWSKA, the process of conflict escalation can be divided into four stages: an investor submits a project proposal and negotiates its conditions with local authorities, planning procedures necessary to proceed with the project are implemented, the local community is informed about the project, residents become increasingly aware of project risks and conflict groups emerge. During the first three stages, residents are typically not interested in the upcoming changes and the use of statutory tools by the local authorities (e.g. public announcements) does not change this attitude. It is not until the project starts taking shape that residents spring into action and a full-scale conflict erupts. They start seeking experts who could support their case, inform the media and public authorities, and seek assistance from ecological organizations. MICHAŁOWSKA argues that one of the factors causing a conflict to escalate is that the parties speak different languages (residents express themselves emotionally and the investor and local authorities use technical and formal language), which prevents the creation of a common platform of understanding. The investor's typical response to a conflict is denial and continued work on the project; sometimes financial compensation is offered. In her study, MICHAŁOWSKA highlights the local authorities' support for the investor. Although administrative law assigns local authorities the role of an impartial arbitrator, in the analyzed cases, they evidently sided with the investor. Local communities were not viewed as an equal partner to decision making, but rather as a passive recipient.
Results of the author's own research
The author decided that the municipality she selected should be analyzed in more detail, because situations differ from case to case and it is not possible to draw more profound conclusions unless the sequence of developments is reviewed. The analysis is based on the selected municipality's planning documents, numbers of residents attending public meetings, the records of discussions held between local authorities and residents, and documents made available by the association Zrównoważony Rozwój Konstantynowa Łódzkiego (Sustainable Development of Konstantynów Łódzki).
The first part of the analysis deals with residents' participation in the land planning processes in the town of K. Ł. between 2003 and 2015. The second part provides an insight into the background and course of a land-use conflict in Konstantynów Łódzki, and the level of public interest in it. The town and the specific conflict were chosen because the intensity and persistence of the conflict allowed the residents' activity to be studied over a longer period of time, and because a small town (population of around 17,000) bordering on a large urban agglomeration (Łódź) provided an opportunity to observe many typical problems related to land use planning.
The research spanned the years from 2003 to 2015 and involved the examination of 39 procedures involving the preparation and changes to local master plans and 4 procedures aimed to prepare and modify the study of land use conditions and directions in Konstantynów Łódzki. The level of residents' involvement was found not to differ from that reported by other authors. Only 4-6 persons attended public meetings to discuss the study (a critical planning document in the municipality) and the projected changes. The highest number of residents that had ever turned up to discuss a master plan proposal was 24 (in 2008). This unusual turnout was caused by a severe conflict over its content. Other meetings devoted to master plan proposals attracted fewer participants (8 and 7 persons, respectively). In 27 cases, persons representing private entities that could be affected by new solutions did not turn up at all. The highest number of submitted comments (on a change to the study) was 13, and, in 17 cases, no comments were made. The highest numbers of comments on a single procedure were 12 (changes to the study) and 6 (changes to the master plan); in 20 cases, comments were not www.degruyter.com/view/j/remav vol. 26, no. 2, 2018
submitted. This meagre interest was to unfold into a major conflict over land use.
Background:
In December 2015, an investor, i.e. MLP Group, announced preparations for a massive project aimed to develop a logistic center in Konstantynów Łódzki. The project involved the construction of 90 000 sq. m of storage and production space on a 17 ha plot. Because the project site was described in general terms and the part of the town bordering on the city of Lodz was occupied by a special economic zone, residents believed that the new center would be constructed in the zone. However, information started to circulate that the actual site of the project was very close to "Srebrna Ostoja", a housing estate of detached houses (the distance between the plots was around 60 m). Somewhat farther away, there was the housing estate of "Srebrna Polana" that consisted of family houses completed and conveyed to their owners between 2013 and 2014. The parties to the emerging conflict were local authorities supporting the project and the buyers of houses and local residents who objected to it. The investor's role consisted in the preparation of documents necessary to apply for an environmental assessment decision. The housing estate developer was also involved in the conflict, but, to the disappointment of his clients, did not object to the project. The unfolding conflict drew the attention of the media, including TVP. In May 2016, the active members of the group of dissatisfied residents formed the association "Zrównoważony Rozwój Konstantynowa Łódzkiego", which increased its membership from 10 founding members to 34 members. During the period for submitting comments on the environmental assessment decision, many residents were active, including persons other than the association's members. In May 2016, the mayor of Konstantynów Łódzki made the environmental assessment decision, thus allowing the investor to proceed with the project. Thirty-two persons decided to appeal from the decision to the Local Government Appellate Court, which rescinded it in November 2016 and sent it back for re-examination. In the meantime, the investor pulled back from the project. All these developments were accompanied by other activitiesin early June, the association submitted, to the mayor, a petition against the siting of an industrial facility near the housing estate, which was signed by 33 persons. At the end of August, the mayor responded that, because property owners were inactive and failed to submit pertinent motions, the mayor felt legitimized to proceed as he deemed right.
A new investor turned up, with a similar project for the controversial location. In preparation for the environmental decision, the mayor set up a meeting for local residents, representatives of the local authority and the investor (87 persons in total). The mayor stated explicitly that the project would have all the support it may need. The environmental decision was made in January 2017 without the assessment of the project's environmental impacts, even though such assessment was recommended by the Regional Directorate for Environmental Protection and the State Sanitary Inspection. Only 9 persons submitted their opinions before the decision was issued. Seven persons decided to file a lawsuit at the Local Government Appellate Court.
The nature of this local conflict corresponds to what Michałowska reported, particularly with respect to the significance of local authorities as an active disputant siding with the investor. The sequence of events leading to a full-blown conflict also seems to resemble that described by Michałowska. Having noted these similarities, the author would like to explore, in more depth, the activity of local residents.
In the master plan of 2009, the disputed project site and the adjacent plots were assigned a residential function. Public meetings organized to discuss its initial version were attended by 3 residents and 2 comments were made on its content. In 2014, the owner of the future project site (a board member of the company developing the "Sterna Ostoja" estate) applied for converting the site's use into industrial (in fact, the site was allowed to have more than one use; their range included depots and warehouses, industrial facilities, a photovoltaic power station, and commercial facilities). The residents' obvious lack of interest in the land use planning process is illustrated by the fact that only 1 resident turned up to discuss the proposed changes and only 2 comments were submitted. Such a confrontational change to the master plan did not arouse the interest of the owners of the adjacent houses; those who were likely to be the most affected by it were not yet known-the first potential buyers of the nearby houses did not show up until the beginning of 2015. They did not expect a logistic centre close to their properties because the first version of the information materials supplied by the developer provided the number of the master plan and described the function of the adjacent area as residential. It is probable that it was simply the lack of information that made the conflict so www.degruyter.com/view/j/remav vol. 26, no. 2, 2018 fierce.
The owners of houses built in the earlier period reviewed the master plan at the time of buying their properties, but then lost interest in the municipalities' planning activities. Some claimed (probably referring to the previous act) that a master plan could not be changed unless all property owners were notified in writing about an intended change, so the situation was under control.
According to OCIEPA-KUBICKA, insufficient knowledge and information about spatial planning activities contribute to the residents' non-participation in the making of land use decisions. It is probable that the situation in Konstantynów Łódzki may have had the same source. Announcements that plan proposals would be put on view and that public meetings to discuss them would be held were published in the press, displayed on the municipality's noticeboard and posted to the BiP website. Meetings always started at 12 p.m., the records of discussions were not published and local authorities did not take any measures to get the residents more interested in the planning process.
In the author's opinion, there is one more question that needs consideration. The above conflict over the construction of the logistic center has two important aspects: the residents' efforts to safeguard their interests and the emergence of a civil society. According to the existing studies, conflicts lead to the development of strong ties between the members of groups representing the common cause and encourage public participation (SKRZYPIEC 2010; BEDNAREK-SZCZEPAŃSKA 2016) . The case of Konstantynów Łódzki is quite surprising because of its residents' low activity in the "second round" of skirmishes with the investor. It might be expected that because the "at-risk" residents became acquainted with one another while working together and were successful following the first round, the foundations of a civil society should have emerged, as well as stronger involvement in the next stages of the process. However, this was not so. It is, nevertheless, possible that other ties (e.g. related to the formation of the so-called primary group) were established. If yes, the local authorities' opinion that only the pettifoggers stayed on the battlefield would not be true. Is it probable that, what we are dealing with, in this particular case, is the development of ties and confidence (representing social capital) in the protest leaders. It is unquestionable that a coherent primary group came into being (ŻUKOWSKI 2009) and informally assumed responsibility for acting on behalf of all other residents.
Conclusions
More than 20 years after the spatial planning law was changed in Poland, master plans and planning permissions have been assimilated by citizens. Still, in the author's opinion, citizens' non-participation in land use planning is of dramatic proportions. A very relevant question is why people do not become active until a clear-cut conflict of interests becomes noticeable, why they refrain from activity as long as processes follow their regular course. An outcome of this non-participation are numerous local conflicts that are frequently fueled by the NIMBY attitude. Parties put forward conflicting interests and expectations, but no mediator is available to help disentangle them and propose a compromise solution. The situation is aggravated by the lack of tradition to cooperate, of forging a compromise, and of collective responsibility for local matters.
The law, as it stands today, does not require municipalities to personally notify the residents about the commencement of a planning procedure that can affect their properties, but the possibility of preventing conflicts, some of which may escalate into severe ones, seems to outweigh the cost of having a municipal worker deliver personal notices to the interested persons. In some countries, land use information is distributed to all residents in the municipality on an annual basis to update them on the ongoing land use planning processes. The Architectural and Building Code's provision on participation seems to be a step in the right direction, but detailed solutions will not be known until secondary legislation is adopted.
The lack of social capital in Poland, confidence deficits, and the difficulties faced in building social capital are discussed by many studies. As it seems, the most severe symptom of these problems is that residents are considered to be on the receiving end of municipal decisions. It contrasts with the fact that, for basic social relations to exist, ties based on trust and a sense of empowerment are necessary. A municipality is a community of residents -local authorities should not erect walls between themselves and residents, nor should they consistently stick to their judgements regardless of the residents' opinions and favor entities of their choice, as this attitude erodes residents' trust in public institutions. It appears that a lack of knowledge and information is as much a reason for residents' www.degruyter.com/view/j/remav vol. 26, no. 2, 2018 non-participation in the land planning process as the way local activities act and behave. The situation when public participation is part of an administrative procedure but is met with a reluctance to give it a real meaning leads to non-participation, which is very convenient for the authorities. The situation has its downside, however, i.e. when residents do not feel that they share in the responsibility for their community, conflicts arise and it becomes impossible to create social capital necessary to form local ties.
Because the analyzed municipality has the long-standing problem of residents' low participation in land use planning processes, the author would think it advisable for its authorities to deploy nonmandatory instruments to attract local residents to planning processes. Educational activities have the potential to make the law in force more comprehensible and to show the residents possible ways of influencing the outcomes of processes. In time, the approach may prevent the emergence of possible neighborly conflicts over the use of land and give the residents a sense of empowerment and collective responsibility for land in their municipality. The problem of non-participation has already been identified in other countries that tackled it by developing dedicated educational programs.
